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PROPOSED REZONING, & SUBDIVISION: 
ERF 4023 GEORGE, 3 ESSEN STREET, GLEN BARRIE 

GEORGE MUNICIPALITY & DIVISION 
 
1. BACKGROUND INFORMATION 
 
Erf 4023 George is a 2070m2 residential property located within the urban edge in a residential 
neighbourhood, Glen Barrie and is developed with a house and a second dwelling thereon. The proposal 
entails the rezoning and subdivision of the property to create three group housing erven, which aligns 
with the property’s existing development potential as a Single Residential Zone I-erf. 
 
DMC Town Planning has been appointed to address the necessary land use requirements to enable the 
desired development of the property. The power of attorney attached as Annexure 1. 
 
 
1.1 PROPERTY DETAILS 
 
The table below includes relevant information regarding Erven 4023 Glen Barrie.  
 

Physical Address 3 Essen Street, Glen Barrie 
Size of the property 2070m2 
Owner Mishke Gerber Pty Ltd 
Title Deed T81308/2024 (Annexure 2)  
Bond Yes, ABSA (Annexure 3) 
GP & SG Diagram 8170/68 (Annexure 4) 
Zoning Single Residential Zone I (dwelling house) 

 
The conveyancer’s certificate confirms that there are no restrictive conditions that affects this 
application and is attached as Annexure 5.  
 
 
2. APPLICATION 
 
This land use application in terms of the George Municipality: Land Use Planning By-law (2023) for Erf 
4023 George entails the following: 
 
 Rezoning in terms of Section 15(2)(a) of said by-law of Erf 4023 George from Single Residential Zone 

I (dwelling house) to General Residential Zone II (group housing); 
 

 Subdivision of Erf 4023 George in terms of Section 15(2)(d) of said by-law into Portion A (±620m2), 
Portion B (±890m2), and Remainder (560m2); 

 
 Permanent departure in terms of Section 15(2)(d) of said by-law for the relaxation of the following 

building lines for garaging only: 
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o Portion A: southern side building line from 1.5m to 0.0m for a garage; 
o Portion B: western side building line for 1.5m to 0.0m for a double garage 

 
 Exempt registration of a private servitude abcdefgh for access and services over Remainder Erf 

4023 George and Portion A in favour of Portion A, B & Remainder Erf 4023 George. 
 
 
3. CONTEXTUAL INFORMANTS 
 
3.1 LOCALITY 
 
Erf 4023 George is a developed residential property located in Essen Street, Glen Barrie. The latter is 
one of the northern residential areas of George and directly adjoins Heatherlands. The property is 
located about 150m north of the South African Military Health Service Clinic (SAMHS) and the SAPS 
Human Resource Development Centre, with Plantation Road and a large private open space, ancillary 
to these facilities, forming the separation between them. A locality map is attached hereto as Annexure 
6.  
 
 
3.2 ZONING 
 
Erf 4023 George is zoned Single Residential Zone I (SRZI) and developed accordingly with a dwelling 
house and a second dwelling. The property is abutted by other SRZI properties to the north, east, and 
west and abuts the large private open space (OSZII) of the SAMHS & SAPS to the south. The zoning of 
the property is proposed to change to General Residential Zone II (group housing) and the land use will 
remain residential.  
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3.3 CHARACTER OF THE PROPERTIES 
 
Erf 4023 George is a developed residential property in the Essen Street cul-de-sac in Glen Barrie. The 
property is 2070m2 and has a flat topography. The house and second dwelling are both diagonally 
positioned on the property and obtains collective access from the cul-de-sac. The property currently 
has a 5.0m street building line and 3.0m side and rear building lines. Access to the property is in the 
southern corner of the property from the Essen Street cul-de-sac. 
 

 

The photo below, taken from the north in Oad Road shows the short cul-de-sac, Essen Street, services 
only 4 residential erven.  This view of Essen Street will not change due to this land use application. 
 

 

4023 
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4. DEVELOPMENT PROPOSAL 
 
As stated, Erf 4023 George is a 2070m2 single residential property with a dwelling house and a second 
dwelling unit thereon, reflecting the primary land use rights of this property and most other properties 
zoned Single Residential Zone I. It is proposed to obtain land use approval for the change from a Single 
Residential Zone I-property to three General Residential Zone II-properties for three group housing 
erven.  Initially 4 group housing erven were considered by the property owner (see pre-application 
consultation), but it was decided to proceed with a land use application to create 3 group housing erven. 
  
Portion A will be about 515.21m2 and accommodates the existing second dwelling unit. Portion B will 
be about 604.52m2 and is vacant with access through a panhandle as indicated.  And afdak in this 
propose panhandle space is to be removed.  The Remainder will be about 950.04m2 and will contain 
the existing dwelling house and double garage.  It is proposed to register a servitude right of way over 
Portion A and the Remainder in favour of all three properties to create a general access for all three 
properties as well as for services. The vehicular access from Essen Street will be a maximum of 8.0m 
wide. The zoning plan is attached hereto as Annexure 7 and the subdivision plan is attached hereto as 
Annexure 8.  The following image shows the proposed cadastral boundaries and servitude. 
 

Portion B 
(±604.52m2) 

Remainder 
(±950.04m2) 

Portion A 
(±515.21m2) 
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The following photo was taken from the northeastern corner of Erf 4023 George next to Essen Street 
towards the primary dwelling house with the large wild fig tree visible in the northwestern side of the 
property (see paragraph 4.1.6 for more detail on the wild fig).  The photo below together with the aerial 
image on the previous page shows the architecture to be reflected for this group housing development.  
Portion A is hidden behind the existing primary dwelling and Portion B will be in the space of the wild fig 
tree. 
 

 
 

To support and motivate the proposed development, we include site specific considerations. Section 
22 (2) of SPLUMA does provide for a Municipal Planning Tribunal (or any other authority that makes land 
development decisions) to consider site specific considerations for a development proposal.  We 
however do not regard this proposal as being in conflict with the George Municipality Municipal Spatial 
Development Framework (GMSDF) as elaborated in the paragraphs to follow. 
 
 
4.1 SITE SPECIFIC CONSIDERATIONS 
 
4.1.1 CONSISTENCY WITH THE EXISTING DEVELOPMENT RIGHTS  
 
As Erf 4023 George is larger than 1200m², the zoning scheme by-law already makes the development 
of a third dwelling unit on the property possible through a consent use application. 
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The proposed development therefore does not introduce a new level of intensity or density beyond what 
is already possible. The key distinction between the current zoning rights and this proposal is that under 
current rights, a maximum of three dwellings may be erected, but all would remain under single 
ownership, placing the maintenance and financial responsibility on one owner. Under the proposal, 
each unit will be separately owned, with individual homeowners assuming responsibility for the 
maintenance of their respective units and erven easing the financial load on the respective owners. 
 
The proposal is not in conflict with the established character of the area. All surrounding properties 
exceed 1200m² in extent and are, in terms of existing zoning rights, could erect a third dwelling unit. The 
development of three residential units on a site of 2070m² is therefore entirely consistent with the 
prevailing development potential of the neighbourhood. 
 
Furthermore, the proposal directly supports the principle of responsible infill development within the 
urban edge, making more efficient use of urban land while maintaining compatibility with surrounding 
residential form and scale. 
 
 
4.1.2 CONSISTENCY WITH THE EXISTING BUILDING LINES 
 
According to the zoning scheme, the proposed group housing site should have a 3.0m perimeter building 
line on its street boundaries and a 1.5m permitted building line on its side and rear boundaries. In this 
case, it is proposed that the entire site perimeter be subject to a 3.0m building line to ensure that the 
same building line is complied with which applies if the zoning did not change.  The 3m building line is 
applied to the dwelling units (one new to be created) but a 0.0m building line is proposed for two new 
garages. 
 
As can be seen on the site plan provided by the architectural professional (Annexure 9), a new single 
garage is proposed for Portion A along the southern boundary.  For Portion B a new double garage is 
proposed to be up to the western rear boundary.  This is in line with what is possible for Single 
Residential Zone I properties without any land use application process.  Considering the extent of Erf 
4023 George, garaging for 6 vehicles is possible.  Considering what exist at present on the property, 
these additional two garages (one single and one double) can be constructed following building plan 
approval considering the current zoning of the property.  It is therefore not out of character for the area. 
 
It can be noted that part of the dwelling house on Erf 4022 George, the western neighbour, is significantly 
closer than 3.0m from the shared boundary.  The development outcome will then be contextually 
appropriate.  Also, on the eastern street boundary a distance of more than 3.0m is maintained except 
for the corner of an existing braai which is about 4.8m from the street boundary.  Nothing is to be added 
closer to Essen Street. 
 
This site-specific consideration will ensure a consistent buffer between the proposed group housing 
units and the surrounding dwelling houses, mitigate potential concerns regarding perceptions of 
densification.  See the plan provided by the architectural professional (Annexure 9) regarding the 
placement of structures.  It shows the consideration of building lines as described above.  Also note the 
aerial image to follow showing the current building lines to be maintained except for the garages as 
described above. 
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4.1.3 CONSISTENCY WITH THE EXISTING STREETSCAPE AND CHARACTER 
 
The existing dwelling house and second dwelling unit will each become the group housing unit on the 
proposed Portion A and the Remainder. This means that the only new development under this 
application will take place on Portion B, which is located to the rear of the property and does not form 
part of the current streetscape along Essen Street.  It will therefore not alter the existing street character 
of the area in any perceptible manner.   The dwelling unit proposed for Portion B will be ±24.8m from the 
street boundary, out of sight. 
 
The change in zoning will be the only noticeable factor of the proposed application and will only be 
noticeable on the municipal zoning map and not physically in the streetscape. The retention of the 
existing combined access point will further ensure continuity of the current street-facing appearance of 
the property.  Erf 4023 George does have an existing second access point in the northeastern corner of 
the property which is not used daily.  It is proposed to retain this access point as it creates another 
entry/exit point for safety, emergency services, removing garden refuse and is also convenient to provide 
additional space for visitors if ever needed.  As it is existing, it is part of the current character and 
streetscape. 
 
The following photo was taken from Essen Street (from the southeast) towards Erf 4023 George 
showing the access to the proposed three group housing erven. 
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The photo to follow was taken from the northeast towards Erf 4023 George showing the existing garden 
access (second gate) to be retained as described elsewhere in this report. 
 

 
 
 
 

Portion A hidden in 
southwestern 

corner 
Exiting access at end of cul-de-sac to 
be retained with refuse area to the left 

hidden in southeastern corner 
 

Existing garden access to be retained 
for Remainder Erf 4023 George 
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4.1.4 CONSISTENCY WITH THE EXISTING GROUP HOUSING PATTERN 
 
The proposed group housing development will form part of the existing network of group housing already 
established within the greater northern neighbourhoods. In a 500m radius area, there are already at least 
seven group housing developments, as well as one block of apartments, all of which contribute to a 
dispersed group housing pattern in the area. These existing developments are generally spaced no 
average 350m apart, creating a scattered but recognisable settlement form. 
 
The proposed development will be positioned right between two existing group housing schemes 
located about 700m apart with Erf 4023 George located about midway between the two (200m west of 
one and 450m to east of the other). 
 
The proposal will reinforce and integrate with the established pattern of group housing in the area, rather 
than introducing an isolated or unrelated form of development. It will also contribute to the 
diversification of residential typologies within the neighbourhood. The image below illustrates the 
existing group housing character and demonstrates how Erf 4023 George will align with and further 
complement this pattern, thereby in a way improving its uniformity. 
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Also note that 510m to the north at the end 
of Stinkhout Street another General 
Residential Zone II (group housing) 
development is located with 10 units on 
±4488m² equating to approximately 22.28 
dwelling units per hectare.  See the locality 
image to the right. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
4.1.5 CONSISTENCY WITH THE OBJECTIVE FOR GENERAL RESIDENTIAL ZONE II 
 
It is important to note the support from the objective for General Residential Zone II, namely: 
 

The objective of this zone is to encourage residential development of a medium density, with a 
coordinated design, and to accommodate group housing where special attention is given to 
aesthetics, architectural form, functional open space and the inter-relationship between 
components of the group housing scheme. Group housing may be located in single residential 
areas in places where an increased density is desirable, including along main roads, near local 
shopping centres and other activity nodes, and also preferably near to public open spaces.  

 
Erf 4023 George is located in a single residential area with the development density 14.49 dwelling units 
per hectare being a medium to low density, compatible with the density character of the surrounding 
neighbourhoods.  Each group housing erf will have ample outdoor living space and therefore functional 
open space with a short walking distance to open spaces, including the Outeniqua Mountains 
frequented by runners, walkers and cyclists.  Plantation Road and Arbour Road are important connector 
roads linking Glen Barrie to CJ Langenhoven Road, Davidson Road, York Street and Courtenay Street. 
 
The property is further within ±500m from a neighbourhood centre (Business Zone I – Red River Centre) 
with a vibrant coffee shop and medical services.  Opposite this centre on Arbour Road, Ground Zero is 
located.  It is an outdoor activity centre for especially mountain biking and a gathering point for people 
going onto the mountain trails together. 
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Erf 4023 George is also about 230m from 2 bus stops of GoGeorge.   The walkability of the proposed 
three group housing erven is excellent considering public open spaces, activity nodes, community 
activities and services as well as public transport. 
 
Below is an extract from the Public GIS indicating the bus route and bus stops close to the subject 
property. 
 

 
 
 
4.1.6 FURTHER SITE-SPECIFIC CONSIDERATIONS 
 

 The layout or shape of the three group housing erven with the dwelling units does not follow the 
expected ‘cookie cutter’ form generally found with group housing developments.  It follows the 
‘unpredictable’ pattern of the placement of dwellings on single residential properties.  Two of 
the three proposed units are existing dwelling units with the third to be positioned in the 
northwestern section of the property away from the public street.  When looking at the broader 
neighbourhood, dwelling houses are positioned differently, not always parallel with property 
boundaries. 

 
 The topography of the property is suitable for the proposed development as the property is level.  

No cut and fill are needed as normally found on properties with a sloping topography. 
 



ERF 4023 GEORGE          REF: 671/G25  
GEORGE MUNICIPALITY & DIVISION 
 

14 
Copyright © 

 
 

 As only one additional dwelling unit is proposed, no dramatic impact on additional engineering 
services provision is expected.  

 
 The property imposes no environmental constraints such as watercourses for the proposed 

rezoning and subdivision.   The large, mature Ficus tree, believed to be a wild fig, is not locally 
indigenous.  It is from KwaZulu Natal according to our understanding.  Nothing grows under this 
tree, which is a large area on this property.  Therefore, this tree will be removed and replaced by 
locally indigenous trees and shrubs in the garden of the proposed third group housing property.  
 

 The existing access serving the property will be used for vehicular access to all three group 
housing erven.  There is no need to create a new point of access.  It should be noted that a 
vehicular access exists in the northeastern corner of the property which will be retained as 
described earlier in this report. 
 

 Stormwater management can still be addressed successfully through water tanks and as there 
are more than ample permeable surfaces (e.g. grass) to be retained for the three erven.  

 
 
4.1. FURTHER CONSIDERATIONS 
 
4.4.1. PRE-APPLICATION CONSULTATION 
 
The pre-application is attached hereto as Annexure 10 and is discussed in the table to follow. 
 

INTERNAL DEPARTMENT COMMENT RESPONSE  

TOWN PLANNING 

Speculative future plans involving the 
surrounding nationally owned properties shall 
not be considered valid grounds for motivation. 

Noted.  This is however not a speculative 
comment or suggestion.  Considering the 
objective for group housing, if this land is ever 
developed, it would probably be with what we 
know now as group housing with supporting non-
residential land uses.  Considering what land 
could be used for in future within its urban context, 
is known as forward planning, a term which has 
largely been replaced in town planning jargon by 
spatial planning.   
The design of Essen Street as cul-de-sac is also 
done in such a way that it can provide access to 
the properties located towards it south. 

Application will be sent to the Tree Committee 
for comments. All trees to be indicated on the 
plan (to illustrate the type of tree and which once 
are proposed to be removed). 

Noted. The wild fig tree located on the property is 
not locally indigenous and not protected.  It will be 
replaced by locally indigenous trees. 

Site layout plan to indicate access, parking, 
manoeuvrability etc. 

See site plan attached hereto as  Annexure 9. 
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To apply for building line relaxations where 
applicable. None required. 

To assess the nature and character of the area 
and the extent to which they influence the 
broader environment. 

Noted. See especially the discussion of site- 
specific considerations in this report. 

Need to address compliance with MSDF, 
SPLUMA, Zoning Scheme, etc. Noted.  See the relevant paragraphs of this report. 

CES (CIVIL ENGINEERING SERVICES) 

To discuss with CES. The proposal was discussed.  Comment to be 
obtained during the internal ciruclation phase. 

ETS (ELECTROTECHNICAL SERVICES) 
DC’s applicable. Noted. 

 
 
4.4.2. MUNICIPAL ENGINEERING SERVICES & ACCESS 
 
The municipal engineering services currently provided will be expanded as necessary to accommodate 
the development of 3 GRZII properties (1 new residential unit).   One shared access to these 3 properties 
will be via the existing access in the southern corner of the property from Essen Street. A servitude area 
of access and services will be registered over Portion A and the Remainder in favour of all three 
properties.  The refuse area will also be provided in the southernmost corner. 
 
As mentioned earlier in this report, there is an existing access to Essen Street in the northeastern corner 
of the property which is proposed to be retained as it provides easy access for garden purposes. 
 
We have also indicated earlier the easy accessibility of this property to bus stops and a GoGeorge-route. 
 
 
4.4.3. PUBLIC INTEREST 
 
The public interest associated with this application is limited to the immediately abutting SRZI 
properties to the north and west (4020, 4021, and 4022). The properties across the cul-de-sac cannot 
be adversely affected in our opinion, as the proposed subdivision into three GRZII erven would, in effect, 
generate only about two additional vehicle trips within this short, about 90m cul-de-sac. 
 
To further mitigate potential concerns from adjoining neighbours, a 3.0m building line is proposed along 
the entire perimeter except for the proposed new double and single garage as described earlier in this 
report. This will secure a minimum separation distance of 6.0m between the new dwelling on Portion B 
and the existing neighbouring houses (and their developability up to their 3.0m building lines), thereby 
addressing possible issues of views, privacy, overlooking and overshadowing. 
 
Importantly, the proposal remains consistent with the development parameters of the SRZI zoning 
(permitting a dwelling house, a second dwelling, and a third dwelling as a consent use). It does not 
introduce an unusual or out-of-character form of development but rather reflects what is already 
permissible on the site in terms of density, building lines, and access with the sole difference being in 
ownership potential. 
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4.4.4. ENVIRONMENTAL & HERITAGE CONSIDERATIONS 
 
The property is wholly within the urban edge an established residential neighbourhood, of Glen Barrie. 
No environmental issues such as watercourses affect this proposal.  The presence of a wild fig has 
already been discussed earlier in this report. 
 
The house was built between 1974 and 1980, is not older than 60 years, and is not protected in terms 
of the National Heritage Resources Act of 1999. 
 
 
5. NEED & DESIRABILITY 
 
Need 
Need depends on the nature of the proposal and is guided by the principle of sustainability. This land 
use report demonstrates that the proposed development of Erf 4023 George is responsive to the 
properties’ specific locality in the urban edge and existing development potential (a third dwelling with 
consent use). The proposed rezoning will not negatively impact surrounding properties, the visual 
landscape, or the natural environment as discussed earlier in this report. Furthermore, the proposal 
fulfils the property owner's goal of being able to sell the two newly proposed portions to new owners 
and thereby providing two new residential and ownership opportunities within the urban edge of George. 
 
Desirability 
Desirability from a planning perspective, is defined as the degree of acceptability of a proposed 
development on a property. The relevant factors include the physical characteristics of the properties, 
existing planning in the area, character of the area, the locality and accessibility of the properties as well 
as the provision of services.  
 
Physical characteristics of the properties 
The proposed development will not change the character of the property as discussed earlier in this 
report. The proposed development is based on the physical character and potential of the property in 
terms of its developability. 
 
Existing planning in the area 
As indicated later in this land use report, this land use application is not found to be in line with the 
George Municipal Spatial Development Framework (GMSDF). 
 
Character of the area 
This land use application will not negatively affect the character of the area as shown earlier in this 
report. It will remain within the residential character and the spatial objectives for the area. The 
proposed design specifically considers the character of the area and the existing development pattern. 
 
Provision of services 
Existing municipal infrastructure is to be provided with minimum upgrading expected.  The existing 
access is to be retained for the three erven, and a refuse area will also be provided here.  A servitude 
area for access and services will be register as indicated on the proposed subdivision plan attached to 
this report, as discussed earlier.  
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Economic impact 
This land use application will have no expected negative economic impact as technically only one new 
residential opportunity is provided.  New employment opportunities will be created, some short term, 
some permanent.  Our construction economy will be supported, and additional paying ratepayers will 
be created for the Municipality. 
 
Direct impact on surrounding properties 
No neighbours are expected to be impacted on negatively as discussed throughout this report.  The 
position of the new dwelling unit considers the neighbours through building lines and as a single storey 
structure is proposed. 
 
It is our view that the need and desirability of the proposed rezoning and subdivision of Erf 4023 George, 
shows no negative impacts. 
 
 
6. LEGISLATION & POLICIES 
 
The criteria for the consideration of land use applications as per the Spatial Planning and Land Use 
Management Act, 2013 (Act 16 of 2013) (SLPUMA), the Western Cape Land Use Planning Act, (Act 3 of 
2014) (LUPA) and the George Municipality: By-law on Municipal Land Use Planning (2023) builds on 
each other. SLPUMA introduced legislative and procedural changes to the management of land use 
planning in South Africa. The Western Cape Province followed with LUPA and thereafter George 
Municipality with the Municipal Land Use Planning By-law (2023). What is relevant to this land use 
application is discussed in the paragraphs to follow. 
 
 
6.1. SPATIAL PLANNING & LAND USE MANAGEMENT ACT, 2013 (SPLUMA) 
 
Section 7 of this Act sets out the five development principles that are applicable to spatial planning, land 
development and land use management and section 42 of SPLUMA then refers to the factors that must 
be considered by a municipal tribunal when considering a land use planning application, which include 
but are not limited to:  
 
 Five SPLUMA development principles; 
 Public interest; 
 Constitutional transformation; 
 Respective rights and obligations of all those affected; 
 State and impact of engineering services, social infrastructure and open space requirements; 
 Compliance with environmental legislation. 
 
Relevant aspects not addressed in the earlier paragraphs of this land use report, are addressed below: 
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6.1.1. FIVE DEVELOPMENT PRINCIPLES 
 
The five development principles of SPLUMA, namely spatial justice, spatial sustainability, efficiency, 
spatial resilience, and good administration are not all directly relevant to this land use application.  
 
Spatial justice as described in Section 7(a) of SPLUMA is not fully relevant to this land use application. 
 
Spatial sustainability as described in Section 7(b) of SPLUMA is relevant as follows: 
- The proposed development holds no expected negative environmental impact. 
- The effective and equitable functioning of land markets are not negatively affected by this 

application but supported. An additional residential opportunity will directly contribute to the local 
economy and new ownership opportunities will be created within the current urban edge. 

- No negative impacts are expected on surrounding properties. 
- Land within the urban edge will be optimally utilised. 
 
Efficiency as described in Section 7(c) of SPLUMA is relevant as it can be stated that the property is 
being developed more efficiently without compromising the character of the area. 
 
Spatial resilience as described in Section 7(d) of SPLUMA is not fully relevant to this land use 
application. 
 
Good Administration as described in Section 7(e) of SPLUMA indicates the responsibilities of all 
involved in any land use matter. 
 
The paragraphs above show that the land use application for Erf 4023 George supports the relevant 
development principles of SPLUMA. 
 
 
6.2. WESTERN CAPE LAND USE PLANNING ACT, 2014 (LUPA) 
 
LUPA requires that local municipalities consider the following when deciding on land use applications:  
 
 Applicable spatial development frameworks; 
 Applicable structure plans; 
 Land use planning principles referred to in Chapter VI (Section 59) which is an expansion of the five 

development principles of SPLUMA; 
 Desirability of the proposed land use; and 
 Guidelines that may be issued by the Provincial Minister regarding the desirability of proposed land 

use. 
 
The land use planning principles expands on the five development principles of SPLUMA and desirability 
which is discussed in foregoing paragraphs. Section 19(1) and (2) of LUPA refers to consistency and 
compliance of a land use proposal regarding spatial development frameworks or structure plans. 
Considering the aim of this land use application for Erf 4023 George, no conflict was found with the 
George Municipal Spatial Development Framework (GMSDF). 
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6.3. GEORGE MUNICIPALITY: LAND USE PLANNING BY-LAW, 2023 
 
The general criteria for the consideration of applications in terms of this By-law are included in Section 
65 which, inter alia, includes:  
 
 Desirability of the proposed utilisation of land; 
 Impact of the proposed development on municipal engineering services; 
 Integrated development plan, including the municipal spatial development framework, the 

applicable local spatial development framework and/or local structure plans; 
 Relevant municipal policies; 
 Western Cape Provincial Spatial Development Framework; 
 Section 42 of SPLUMA (public interest, constitutionality); 
 Land use planning principles transposed from LUPA; and 
 Provisions of the applicable zoning scheme. 
 
The above is addressed elsewhere in this land use report as relevant. 
 
 
6.4. GEORGE INTEGRATED ZONING SCHEME BY-LAW, 2023 (GIZS) 
 
Erf 4023 George is currently zoned Single Residential Zone I (SRZI) and developed with a dwelling house 
including a second dwelling unit. A 5.0m street building line applies and 3.0m for the side and rear 
building lines. Following the proposed rezoning to General Residential Zone II (group housing) and the 
subdivision of the property to create three erven, the group housing site will be subject to a 3.0m street 
building line and 1.5 side and rear building lines along its perimeter. The internal boundaries will have 
0.0m building lines. 
 
To not impose on the character of the area and respecting neighbouring properties, it is proposed to 
retain a distance of 3.0m along the perimeter of the group housing site, in lieu of 1.5m.  As indicated 
earlier in this report, the proposed new garages will however be positioned up to the boundaries as 
described which is possible considering the present zoning.   
 
A distance greater than 3.0m will also be maintained along the street boundary.  Only a corner of the 
existing dwelling house is ±4.8m from the street boundary.  In the time when this dwelling house was 
constructed the former Section 7 Zoning Scheme Regulations for George (1977) applied.  The street 
building line for single residential erven was then 4.5m.  This wider building lines than what is possible 
for group housing erven, provides additional separation to prevent any possible unfounded perception 
of overcrowding, and demonstrates sensitivity to the surrounding neighbours. 
 
As conveyed earlier in this report, a third dwelling unit is possible for this property as consent use, as it 
exceeds 1 200m² in size. The key difference with the current proposal is that, by developing the site as 
group housing, each unit may be sold to individual owners, whereas second and third dwellings cannot 
be sold separately.  The residential density remains the same at 14.49 dwelling units per hectare 
whether a third dwelling unit is developed as consent use or three group housing even are created.  The 
maximum density for group housing is 35 dwelling units per hectare.  The density proposed for Erf 4023 
George protects the residential character of the neighbourhood. 
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Height as prescribed by the applicable development parameters is not impacted on as the existing 
dwelling units are single storey structures and the proposed third group housing unit will also be single 
storey.  The wall plate height of 6.5m from NGL and the ridge height of 8.5m from NGL will not be 
affected. 
 
The site plan provided by the architectural professional indicates that each of the group housing 
property will have ample outdoor living space.  For Portion  A ±145m² private open space is provided, 
for Portion B ±224m² and for the Remainder ±470m².  Then, as shown earlier in this report, the subject 
properties are within walking distance of numerous public open spaces including the Outeniqua 
Mountains. 
 
Regarding the provision of parking, the zoning by-law states that 2 parking bays per group housing unit 
must be provided of which 0.25 is for visitors.  Each proposed group housing unit has space for at least 
two vehicles. 
 
Following land use approval, the required architectural guidelines and constitution for the homeowners’ 
association will be submitted with the final site development plan as per standard procedure.  The 
architecture of all dwellings will follow that of the existing dwelling house – see the photo include on p. 
7 of this report. 
 
 
6.5. GEORGE MUNICIPAL SPATIAL DEVELOPMENT FRAMEWORK (GMSDF) (2023) 
 
Erf 4023 George is not addressed specifically in the GMSDF. The property is in a residential 
neighbourhood and is located 600m north of CJ Langenhoven and 100m outside the densification zone.  
See the extract from the GMSDF below. 
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The property is walking distance from 
the several public transport 
amenities as also indicated earlier in 
this report, making it directly 
supportive of the MSDF and the 
greater spatial objectives for George. 
 
The proposed rezoning of the subject 
properties directly supports Spatial 
Element 1b and Policy 4.5.3.2 C2 
(Compact Growth Absorption) of the 
MSDF by proposing low-medium 
density residential development and 
infill development within the urban 
edge in the CBD. 
 
This land use application and the 
nature thereof is found to be 
consistent with the GMSDF as 
required in terms of Section 19 of the 
Land Use Planning Act, 2014 (LUPA). 
 
 
 
 
7. CONCLUDING 
 
Obtaining approval for the development of Erven 4023 George enabling the creation of 3 group housing 
erven, is proposed in a sensible manner while supporting the spatial objectives and maintaining the 
character of the direct area.  
 
Based on the considerations discussed in this land use report, we are of the opinion that this application 
complies with all relevant planning legislation. It supports the intended spatial objectives for the area, 
holds no environmental conflicts, and offers an efficient use of developed urban space through infill 
development. 
 
 
 
 
 
 MARLIZE DE BRUYN Pr. Pln        SEPTEMBER 2025 
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Home Loans 

Sales and Service Enablement 

9 Lothbury Road 

Auckland Park, 2092 

Private Bag 72007 

Cresta, 2118 

South Africa 

T 0860 111 007 

Swift address: ABSAZAJJ 

absa.co.za 
 

 

 

Absa Bank Limited Reg No 1986/004794/06  Authorised Financial Services Provider  Registered Credit Provider Reg No NCRCP7 

12.08.2025 

 

Private/Confidential 
 
MISHKE GERBER PTY LTD 
7 DONERAILESTREET 
GEORGE 
6529 

 
 

Dear Members 

 
REQUEST RECEIVED FOR:      CONSENT FOR REZONING  
 
  
Mortgage loan account number:  8096741779 

 

Property description:                     ERF 4023 GEORGE 

 
 
We refer to the above account and we hereby grant our consent to rezone from Residential zone 1” to 

“Residential Zone II” to accommodate a group of housing development of 4 units on the above-mentioned 

property. 

 

 

According to your mortgage loan agreement it is your responsibility to ensure that you have sufficient property 

insurance. If you are insured with Absa, kindly contact 0860 100 876. 

  
               
Yours faithfully 
 
 

  
              
Property Control 
Our ref: Sophy Nhamposse 
Tel: 011 846 5488  
Email: hlpc@absa.co.za    
 

 

mailto:hlpc@absa.co.za




CONVEYANCER CERTIFICATE 

I the undersigned, J.J. VAN DER BERG (LPC61135), in my capacity as conveyancer 

and attorney practising at Oosthuizen Marais & Pretorius Attorneys in Mossel Bay 

certify that a search was conducted in the Deeds Registry, Cape Town, regarding the 

following property (including both current and earlier title deeds / pivot deeds / deeds of 

transfer):

ERF 4023 GEORGE

In the Municipality and Division George 

Western Cape Province;

IN EXTENT: 2070 (TWO THOUSAND SEVENTY) Square Metres

Held by Deed of Transfer Number T 308/2024

In respect of which it was found that there are no restrictive conditions registered

against such property.

Furthermore, it is confirmed that there is a bond registered over the property

the bondholder s consent is attached to the accompanying application.

DATED and SIGNED at MOSSEL BAY on the 12th day of 2025.

______________________________

CONVEYANCER 

J.J. VAN DER BERG 

OOSTHUIZEN, MARAIS & PRETORIUS INC. 

SIOUX BUILDING 

16 SIOUX STREET 

VOORBAAI 

MOSSEL BAY 



   
 

   
 

                          

 

LOCALITY PLAN 

ERF 4023 3 ESSEN STREET, GLEN BARRIE 
GEORGE MUNICIPALITY & DIVISION 

 
For scale refer to figured dimensions.  Measurements always to 

be checked by Professional Land Surveyor. 

 

Copyright © 



CURRENT ZONING 

  

 

 

  

 

ZONING PLAN: 
ERF 4023 GEORGE, 

3 ESSEN STREET, GLEN BARRIE 

GEORGE MUNICIPALITY & DIVISION 
 

For scale 

refer to 

figured 

dimensions.  

Measurements 

always to be 

checked by 

Professional 

Land 

Surveyor. 

NTS 

 

 General Residential Zone II 

(Group Housing) 

Single Residential Zone I 

(Dwelling House) 

Open Space Zone II 

(Private open space) 

Business Zone I 

(Business premises) 

Transport Zone II 

(Public road) 

PROPOSED ZONING 

Community Zonne II 

(Place of Worship) 
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SUBDIVISON OF ERF 4023 GEORGE
FOR

MISHKE GERBER PTY LTD

Subdivision of Erf 4023 George in terms of Section 15(2)(d) of the George Municipality: Land Use Planning By-law (2023) into Portion A (±620m2), 
Portion B (±890m2), and Remainder (560m2).
Exempt registration of a private servitude abcdefgh for access and services over Remainder Erf 4023 George and Portion A in favour of Portion A, B 
& Remainder Erf 4023 George in terms of Section 24(1)(f)(v) of the George Municipality: Land Use Planning By-law (2023).

Plan no: 4023G_SUB_rev2
Drawn: CE
Date: September 2025
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 Planning and Development 

E-mail: town.planning.application@george.gov.za 
Tel: +27 (0)44 801 9477 

 
 

 
LAND USE PLANNING PRE-APPLICATION CONSULTATION FORM 

 

 
PLEASE NOTE: 

Pre-application consultation is an advisory session and is required prior to submission of an application for 

rezoning, consent use, temporary departure and subdivision. It does not in any way pre-empt the outcome of 

any future application which may be submitted to the Municipality.  

 

PART A: PARTICULARS 

 

Reference number: ___Collab no. 3711227_________________________________________________ 

Purpose of consultation: _____To discuss proposed land use application__________________________________ 

Brief proposal: _____________To be determined_____________________________________________________ 

Property(ies) description: ____Erf 4023 George _____________________________________ 

Date: ____________________19 May 2025____________________________________________________ 

 

Attendees: 

 Name & Surname Organisation Contact Number E-mail 

Official 
Ilane Huyser George 

Municipality 

044 801 9477 ihuyser@george.gov.za  

Official 
Robert Janse van 

Rensburg 

George 

Municipality 

044 801 9555 rhjansevanrensburg@george.

gov.za  

Pre-applicant Marlize de Bruyn 
DMC Town 

Planning 
0766340150 

denise@mdbplanning.co.za  
marlize@mdbplanning.co.za   

 
 
Documentation provided for discussion:  
 
(Include document reference, document/plan dates and plan numbers where possible and attach to this form) 
____Copy of title deed, locality, site plan___________________________________________________________ 
 

Has pre-application been undertaken for a Land Development application with the Department of Environmental 
Affairs & Development Planning (DEA&DP)? 
 

YES NO 

mailto:ihuyser@george.gov.za
mailto:rhjansevanrensburg@george.gov.za
mailto:rhjansevanrensburg@george.gov.za
mailto:denise@mdbplanning.co.za
mailto:marlize@mdbplanning.co.za
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Comprehensive overview of proposal: 
 

Erf 4023 George is a Single Residential Zone I-property, 2070m² in extent and located at the southern end of suburb, 

Glen Barrie.  The property owner has been considering the location of the property abutting government land on the 

southern boundary which in all probability will develop into higher density housing (e.g. group housing). 

 

Therefore, the property owner is proposing to rezone Erf 4023 George to accommodate a group housing development 

of 4 units.  The density will be 19.3du/ha, less that the target of 25du/ha for the urban area but higher than the estimated 

average of 10 du/ha (if the properties in the area have 2 dwelling units each).  A transition area could be created between 

the government land zoned private open space in the south and west (see zoning extract below) and Plane Street to 

protect the residential character of Glen Barrie further north. 

 

 
 

Less than 300m to the east a church is located, a group housing development and a neighbourhood centre (Business 

Zone I). 

 

For Erf 4023 George the existing structures can be converted to at least two group housing units.  There is ample space 

for another 2 units.  It will probably be accommodated as a group housing scheme instead of individual erven.  The large 

wild fig in the northwestern corner of the property is to be removed (whether this proposed land use application proceed 

or not) as nothing grows under this tree and it is not indigenous.  The advice of a qualified botanist was obtained in this 

regard. 

 

It is believed that this proposal can be regarded as in line with the objective for General Residential Zone II, namely: 

 

The objective of this zone is to encourage residential development of a medium density, with a coordinated design, 

and to accommodate group housing where special attention is given to aesthetics, architectural form, functional 

open space and the inter-relationship between components of the group housing scheme. Group housing may be 

located in single residential areas in places where an increased density is desirable, including along main roads, 

near local shopping centres and other activity nodes, and also preferably near to public open spaces.  

 

No restrictive conditions were identified in the title deed for Erf 4023 George. 

 

 

 



 

 

 

 

PART B: APPLICATION PROCESS (WILL FULLY APPLY ONLY ONCE LUPA REGULATIONS ARE IN FORCE)  
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PART C: QUESTIONNAIRES 

SECTION A:  
DETERMINATION OF APPLICATION TYPES, PRESCRIBED NOTICE AND ADVERTISEMENT PROCEDURES 

 

Tick if 
relevant  

What land use planning applications are required? 
Application fees 
payable 

X 2(a) a rezoning of land; R 

 2(b) a permanent departure from the development parameters of the zoning scheme; R 

 2(c) a departure granted on a temporary basis to utilise land for a purpose not permitted 
in terms of the primary rights of the zoning applicable to the land; 

R 

 2(d) a subdivision of land that is not exempted in terms of section 24, including the 
registration of a servitude or lease agreement; 

R 

 2(e) a consolidation of land that is not exempted in terms of section 24; R 

 2(f) 
a removal, suspension, or amendment of restrictive conditions in respect of a land 

unit; 
R 

√ 2(g) a permission required in terms of the zoning scheme; R 

√ 

√ 
2(h) 

an amendment, deletion, or imposition of conditions in respect of an existing 

approval; 
R 

√ 2(i) an extension of the validity period of an approval; R 

√ 2(j) an approval of an overlay zone as contemplated in the zoning scheme; R 

 2(k) an amendment or cancellation of an approved subdivision plan or part thereof, 
including a general plan or diagram; 

R 

√ 2(l) a permission required in terms of a condition of approval; R 

√ 2(m) A determination of a zoning; R 

√ 2(n) A closure of a public place or part thereof; R 

 2(o) a consent use contemplated in the zoning scheme; R 

 2(p) an occasional use of land; R 

 2(q) to disestablish a home owner’s association; R 

 2(r) to rectify a failure by a home owner’s association to meet its obligations in respect of 
the control over or maintenance of services; 

R 

 2(s) 
a permission required for the reconstruction of an existing building that constitutes a 
non-conforming use that is destroyed or damaged to the extent that it is necessary to 
demolish a substantial part of the building 

R 

Tick if 
relevant 

What prescribed notice and advertisement procedures will be required? 
Advertising 
fees payable 

Y N Serving of notices (i.e. registered letters etc.) R 

Y N Publication of notices (i.e. Provincial Gazette, Local Newspaper(s) etc.) R 

Y N 
Additional publication of notices (i.e. Site notice, public meeting, local radio, website, 
letters of consent etc.) 

R 

Y N Placing of final notice (i.e. Provincial Gazette etc.) R 

TOTAL APPLICATION FEE* (VAT excluded): To be determined 

PLEASE NOTE: * Application fees are estimated on the information discussed and are subject to change with 
submission of the formal application and/or yearly application fee increase.  



 

 

 

 

SECTION B: 
PROVISIONS IN TERMS OF THE RELEVANT PLANNING LEGISLATION / POLICIES / GUIDELINES 

QUESTIONS REGARDING PLANNING POLICY CONTEXT YES  NO 
TO BE 

DETERMINED 
COMMENT 

Is any Municipal Integrated Development Plan 

(IDP)/Spatial Development Framework (SDF) and/or 

any other Municipal policies/guidelines applicable? If 

yes, is the proposal in line with the aforementioned 

documentation/plans? 

  X  

Any applicable restrictive condition(s) prohibiting the 

proposal? If yes, is/are the condition(s) in favour of a 

third party(ies)? [List condition numbers and third 

party(ies)] 

  X 
Conveyancer 

certificate to confirm 

Any other Municipal by-law that may be relevant to 

application? (If yes, specify) 
  X  

Zoning Scheme Regulation considerations: 

Which zoning scheme regulations apply to this site? 

______GIZSB 2023___________________________________________________________ 

What is the current zoning of the property?  

______SRZI_________________________________________________________________ 

What is the proposed zoning of the property? 

 _____ GRZII (group housing) __________________________________ 

Does the proposal fall within the provisions/parameters of the zoning scheme? 

______To be determined _____________________________________________________ 

Are additional applications required to deviate from the zoning scheme? (if yes, specify) 

_____To be determined______________________________________________________ 

 

 

 

QUESTIONS REGARDING OTHER PLANNING 

CONSIDERATIONS 
YES  NO 

TO BE 

DETERMINED 
COMMENT  

Is the proposal in line with the Provincial Spatial 

Development Framework (PSDF) and/or any other 

Provincial bylaws/policies/guidelines/documents? 

  x  

Are any regional/district spatial plans relevant? If yes, 

is the proposal in line with the document/plans? 
  x  
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SECTION C:  

CONSENT / COMMENT REQUIRED FROM OTHER ORGANS OF STATE 

OUESTIONS REGARDING CONSENT / COMMENT 

REQUIRED  
YES NO 

TO BE 

DETERMINED 

OBTAIN APPROVAL / 

CONSENT / 

COMMENT FROM: 

Is/was the property(ies) utilised for agricultural 
purposes? 

 X  

Western Cape 
Provincial 
Department of 
Agriculture 

Will the proposal require approval in terms of 
Subdivision of Agricultural Land Act, 1970 (Act 70 of 
1970)? 

 X  
National Department 
of Agriculture 

Will the proposal trigger a listed activity in terms of 
National Environmental Management Act, 1998 (Act 
107 of 1998) (NEMA)?  
 

 X  

Western Cape 
Provincial 
Department of 
Environmental Affairs 
& Development 
Planning (DEA&DP) 

Will the proposal require authorisation in terms of 
Specific Environmental Management Act(s) (SEMA)? 
(National Environmental Management: Protected 
Areas Act, 2003 (Act 57 of 2003) (NEM:PAA) / 
National Environmental Management: Biodiversity 
Act, 2004 (Act 10 of 2004) (NEM:BA) / 
National Environmental Management: Air Quality Act, 
2004 (Act 39 of 2004) (NEM:AQA) /  
National Environmental Management: Integrated 
Coastal Management Act, 2008 (Act 24 of 2008) 
(NEM:ICM) /  
National Environmental Management: Waste Act, 
2008 (Act 59 of 2008) (NEM:WA)  
(strikethrough irrelevant) 

 X  

National Department 
of Environmental 
Affairs (DEA) & 
DEA&DP 

Will the proposal require authorisation in terms of the 
National Water Act, 1998 (Act 36 of 1998)? 

 X  
National Department 
of Water & Sanitation 
(DWS) 

Will the proposal trigger a listed activity in terms of 
the National Heritage Resources Act, 1999 (Act 25 of 
1999)? 

 X  

South African 
Heritage Resources 
Agency (SAHRA) & 
Heritage Western 
Cape (HWC) 

Will the proposal have an impact on any National or 
Provincial roads? 

 X  

National Department 
of Transport / South 
Africa National Roads 
Agency Ltd. (SANRAL) 
& Western Cape 
Provincial 
Department of 
Infrastructure (RNM) 



 

 

 

 

OUESTIONS REGARDING CONSENT / COMMENT 

REQUIRED  
YES NO 

TO BE 

DETERMINED 

OBTAIN APPROVAL / 

CONSENT / 

COMMENT FROM: 

Will the proposal trigger a listed activity in terms of 
the Occupational Health and Safety Act, 1993 (Act 85 
of 1993): Major Hazard Installations Regulations 

 X  
National Department 
of Labour (DL) 

Will the proposal affect any Eskom owned land and/or 
servitudes? 

 X  Eskom 

Will the proposal affect any Telkom owned land 
and/or servitudes? 

 X  Telkom 

Will the proposal affect any Transnet owned land 
and/or servitudes? 

 X  Transnet 

Is the property subject to a land / restitution claims?  X  
National Department 
of Rural Development 
& Land Reform  

Will the proposal require comments from SANParks 
and/or CapeNature? 

 X  
SANParks / 
CapeNature 

Will the proposal require comments from DFFE?  X  
Department of 
Environment, 
Forestry and Fishery 

Is the property subject to any existing mineral rights?  X  
National Department 
of Mineral Resources  

Does the proposal lead to densification to such an 
extent that the number of schools, healthcare 
facilities, libraries, safety services, etc. In the area may 
be impacted on?  
(strikethrough irrelevant) 

 X  

Western Cape 
Provincial 
Departments of 
Cultural Affairs & 
Sport (DCAS),  
Education, Social 
Development,  
Health and 
Community Safety 

 

SECTION D:  

SERVICE REQUIREMENTS 

DOES THE PROPOSAL REQUIRE THE FOLLOWING 

ADDITIONAL INFRASTRUCTURE / SERVICES? 
YES NO 

TO BE 

DETERMINED 

OBTAIN COMMENT 

FROM:  

(list internal 

department) 

Electricity supply: 
 

  X Directorate: Electro-
technical Services 

Water supply: 
 

  X Directorate: Civil 
Engineering Services 

Sewerage and waste water: 
 

  X Directorate: Civil 
Engineering Services 

Stormwater: 
 

  X Directorate: Civil 
Engineering Services 

Road network: 
 

  X Directorate: Civil 
Engineering Services 
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Telecommunication services: 
 

  X  

Other services required? Please specify. 
 

  X  

Development charges: 
 

  X  

 

PART D: COPIES OF PLANS / DOCUMENTS TO BE SUBMITTED AS PART OF THE APPLICATION  

 

COMPULSORY INFORMATION REQUIRED: 

Y N 
Power of Attorney / Owner’s consent if 

applicant is not owner (if applicable) 

 

Y N 
S.G. noting sheet extract / Erf diagram / 

General Plan  

Y N Motivation report / letter Y N Full copy of the Title Deed 

Y N Locality Plan Y N Site Layout Plan 

Y N Proof of payment of fees Y N 
Bondholder’s consent (Conveyancer 

certificate to confirm) 

MINIMUM AND ADDITIONAL REQUIREMENTS: 

Y N Site Development Plan 

 

Y N Conveyancer’s Certificate 

Y N Land Use Plan  Y N Proposed Zoning plan 

Y N Phasing Plan Y N Consolidation Plan 

Y N Abutting owner’s consent Y N Landscaping / Tree Plan 

Y N 
Proposed Subdivision Plan (including 

street names and numbers) 
Y N Copy of original approval letter 

Y N 

Services Report or indication of all 

municipal services / registered 

servitudes 

Y N Home Owners’ Association consent 

Y N 

Copy of Environmental Impact 

Assessment (EIA) /  

Heritage Impact Assessment (HIA) / 

Traffic Impact Assessment (TIA) / Traffic 

Impact Statement (TIS) / 

Major Hazard Impact Assessment (MHIA) 

/ 

Environmental Authorisation (EA) / 

Record of Decision (ROD) 

(strikethrough irrelevant) 

Y N 
1 : 50 / 1:100 Flood line determination 

(plan / report) 



 

 

 

 

Y N Other (specify) Y N Required number of documentation copies 

 

 PART E: DISCUSSION  

 

The pre application meeting dated 21 May 2025 refers. The proposed plan represented at the meeting is 

illustrated below:  

 

  

  

 

Town Planning 

• Speculative future plans involving the surrounding nationally owned properties shall not be considered valid 

grounds for motivation. 

• Application will be sent to the Tree Committee for comments. All trees to be indicated on the plan (to illustrate 

the type of tree and which once are proposed to be removed).  

• Site layout plan to indicate access, parking, manoeuvrability etc. 

• To apply for building line relaxations where applicable. 

• To assess the nature and character of the area and the extent to which they influence the broader environment 
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• Need to address compliance with MSDF, SPLUMA, Zoning Scheme, etc. 

 

CES 

• To discuss with CES. 

 

ETS 

• DC’s applicable. 

 

PART F: SUMMARY / WAY FORWARD 

 

Refer to comments in section E. 

 

OFFICIAL:   Robert Janse van Rensburg                             PRE-APPLICANT: Marlize de Bruyn 

Town Planner      (FULL NAME)     

 

SIGNED:   _______________________________ SIGNED:   

                                   

DATE:  _________28/05/2025__________________   DATE:   19 May 2025 

 

OFFICIAL:   Ilané Huyser   

(Senior Town Planner)          

SIGNED:   ____ 

                                   

DATE:  ___02.06.2025______                   

 

*Please note that the above comments are subject to the documents and information available to us at the time of the 

pre-application meeting and we reserve our rights to elaborate on this matter further and/or request more 

information/documents should it deemed necessary.   
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